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HIGHLIGHTS OF THE 
WESTERN TOUR 


Prepared by the 
Ontario, Task Force on 
Roomers, Boarders and Lodgers 


September 9th, 1986 
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LOS ANGELES, CALIFORNIA June Lltn, 


S.R.O. HOUSING CORPORATION 


History of the Corporation 
ProgramyACtivity, tonDate 

Special Resources Available from 

Los Angeles 

Concluding Observation from Los Angeles 


SAN FRANCISCO, CALIFORNIA June 12th, 


CHINATOWN RESOURCE CENTRE/HOUSING CORP 


Background 
Major Objectives and Activities 


BUREAU OF BUILDING INSPECTIONS 


MISSION HOUSING DEVELOPMENT CORPORATION 


SEATTLE, WASHINGTON June 13th, 


COMMON GROUND 


INTERIM HOUSING 


SEATTLE EMERGENCY HOUSING SERVICE 


THE HOMELESS PERSON'S SURVIVAL ACT OF 1986 


DEPARTMENT OF COMMUNITY DEVELOPMENT - SEATTLE 


VANCOUVER, BRITISH COLUMBIA June 16-18th, 


B.C. HOUSING MANAGEMENT COMMISSION 
DOWNTOWN EASTSIDE RESIDENT'S ASSOCIATION 


CITY OF VANCOUVER SOCIAL PLANNING DEPARTMENT 
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LOS ANGELES S.R.O. HOUSING CORPORATION Wine ei1),+ 1956 


The day was: Spent . withr, ScoLt oRiltner, Assistant = to + the 
Director of the SRO Housing Corporation “and Sylvia Ruiz, 
DIrector of Program Management. The DEGeCtar, Andy 
Raubeson, waS away at a Conference, but has agreed to 
provide a paper for the Task Force on the experiences of Los 
Angeles, .as well as other cities, such as. Portland, where he 
was involved for many years before coming to Los Angeles. 


HL SUCOLy Of the Corporation 


The Single Room Occupancy Corporation is a non-profit 
organization, established on February 14, 1984 to acquire, 
renovate, and manage residential hotels as affordable 
housing . The motivation behind the creation of this group 
was the loss of 5,000 - 6,000 units of low cost housing: in 
the Bunket Hilleverea,.of Los Angeles. The. City shad tried (tc 
make direct loans to various owners at 3% interest rates, 
but only 4 hotels took advantage of the program since 1981. 
The decision to establish the Corporation was made in 1983, 
after several years of study by the Community Redevelopment 
Agency of L.A. Rh series Off —“UINLelventione aLeds. 6 Were 
defined with the priority area being centered on East Fifth 
Street and. San Julian, hear City Hall. 


The Corporation became operational in early 1984 with an 
Executive Director, a secretary, and a Project Planner hired 
later ita, thesevearr, The Commuity Development Agency 
originally committed ay budget, of 294/75) Mil Won in Poses, 
which was increased to $15 million the following year. A 
Low Income Housing Trust Fund was set up whereby loans at 3% 
simple interest for 30 years could be made. (There was ne 
repayment required for five years. 


In the first year of operation, the Corporation, completed ga 
demographic and social characteristics survey of residents 
Of *%S.h.O0." Nnorels. 30, notelsusand. 11740, restochts. wele 
interviewed. Currently, the Corporation 1s interviewing 72 
hotel managers to obtain more information on hotels and 
their facilities. (A final Report in due in July, 5936:). 


Program Activity to Date 


Since creation of the Corporation, / hotels with soo. unles 
have been acquired. When each hotel is renovated, base 
rent] will rangemtrom ol43° to (isl ¢5 per month. Each building 
will be -broughteeimeo full compliance with the Los Angeles 
Parctnquake “Satety — and Fire Safety. ordinances and tenant 


amentities will be improved significantly. 


Digitized by the Internet Archive 
in 2023 with funding from 
University of Toronto 


https://archive.org/details/39152216100176 


At present®” both) the Panamea*sand™ Russ eters care operated 
almost exclusively for homeless indigents receiving housing 
vouchers under the Lea. County “General Reliefs Program. One 
of the hotels, the'-Leo;, will™be ‘operated as an alcohol efree 
living “community " for? recovering! ateochalycs and®owidieebe 
staffed with a live-in recovery counsellor. 


As an example of renovation costs, the Florence Hotel, which 
consisted of 66 units of approximately 15@ square feet each, 
cost approximately $12,900-$15,008 per unit to renovate, and 
about $5,909 per unit to acquire, for am average of $17,090 — 
$20,000 per unit. This includes carpeting, refrigerators, 
drapes, etc. 


In response to requests for technical assistance fromcnen- 
profit “groups andiwcthormeresodentra® hotel operators, SRO 
Housing continues to provide technical assistance on matters 
ranging” from? planning» sandssdesign Feri ter tase to financial 
budgeting and management plans. AVSOU Pit FAP iw 1985, SRO 
Housing sponsored a National Conference on SRO Hotels. The 
conference was attended by 182 people from all over the 
United States. Conference attendees toured the L.A. area, 
attended a series of workshops on design, finance, 
management and maintenance of SRO hotels. Featured speakers 
were Mayor Tom Bradley and Barry Zigas, Executive Director 
of the National Low-Income Housing Coalition. SRO Housing 


also jointly published the Sax. Development Notebook which 
was distributed" at the -Conterence. 


In addition to the above, SRO Housing participated as a 
major -co-sponsor of the 1986 Statewide Low-Income Housing 
Conference. This conference sponsored by the Progressive 
Housing Alliance was held in February, 1986 at the 
University of Southern California and was attended by 
approximately 300 people. Also, SRO Housing sponsors 
guarterly clean-up campaigns for GentcaY City Bastyr which 
results in cleaning up the streets and vacant Mots. ine sokO 
Housing's priority intervention areas, as well as getting 
Vocal residents involved in improving their own 
neighbourhoods. 


SRO Housing also manages a Moving Assistance Program so as 


to not displace any permanent Besidentstto fiithe “area For 
example, permanent residents im?’ @ther Florence’ Hotel were 
given assistance in locating suitable housing, moving and 
etorindg  turniture “and personal belongings, and ae rent 
differential was paid to cover the cost Offincreased Trent. 
All residents have* Tne-encry rights when renovations are 
completed. 


In order to keep hotels, once renovated, in decent, safe, 
and sanitary condition, a Maintenance Project was instituted 
in the first year. A supervisor was Hired iwho then shined) a 
crew of seven maintenance workers, six of whom were formerly 
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homeless persons. The crew took on Fesponsibility for .site 
preparation, of buiddings tol be renovated. ‘as well as day to 
day maintenance tasks at other hotels, such as plumbing and 
electrical repairs, drywall and painting, floor repair and 
replacement, rehangimg Bsotutdoors, glazing, and related 
maintenance duties, SRO now has established several 
Maintenance contracts. with dither hotels in, the “skid cow 
area. 


special Resources Available From Los Angeles 


A number of valuable documents were obtained from the SRO 
Housing Corporation that would be valuable for anyone 
wishing further practical guidance in the area of renovating 
and acquiring hotels in downtown central city areas. These 


include The **S.Rv02) Development» Notebook and the $.R.0. 
Housing Management Handbook, The latter is a very large 


binder, ‘the = former. Sin” booklet form scand both «can. be 
obtained from Andy Raubeson, Executive Director, Single Room 
Occupancy PHouvsind.s .CouporatGion, sil  Sovwthr. Spring “Street, 
Suite 1110/ *Ecs*® Angeles) Cahibfornia 98013 (telephone 213- 
488-9695). 


Other valuable information uncovered in the visit was 
fFindingscut about iiaymajor | -studyveunderway on the financial 
return of SRO buildings for the Community Redevelopment 
Agency, by an L.A. £irm called HRA (Hamilton: Rabinovitz & 
ALschulery  =—..213=387—=2355)m Which als! cUd tbe. «simi Lara atom line 
Landlord “surveyes underwayie in ltOntamio fors.the Task Force. 
Also, of a number of local area studies collected, one of 


the best was entitled A Study of Homelessnes and Mental 
Lilness™ in #thers Skid imRowiAreasoiilLos -Angeies, by Rodger ik, 


Farr *and’= Paul Koegelfrelos*s Angebes . County “Department: (or 
Mental Health, March 1986. Thee Study,.can be obtained by 
writing the*sabove® departmentit ate 2415. W., 6th .Street, Los 
Angeles, “CA 90057 2tor Yoalling 213-738-4832  ~and asking for 
Roberto Quiroz; 7Diréctor, 


Concluding Observations» from Los Angeles 


Experience in Los Angeles through the creation of a special 
SRO housing corporation for singles housing has shown that 
SRO housing can be renovated cost-effectively and that it 
can be” managed ‘ini? suehiiaravay i thatynait..is compatible with 
commercial revitalization in the same area. There have been 
attempts to*"bulidoze, inner cGityerareas of. Skid Raw only to 
see them spring up in other run-down areas of the same 
Clty. The S.R.O. Housing Corporation feels the situation in 
Los. Angeles *"wepresents Panmeapproach stosg the. problem that 
recognizes that centrak citiesswili~continue to be, a magnet 
for people =‘with *"spectalfrneedsy, andy that upgrading of 
housing, improvement of public amenities, and a co-ordinated 
approach to service delivery will provide a workable and 
humane solution. 
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VISIT TO SAN FRANCISCO June 12) 1986 

9:30 rasta Chinatown Resource Center/Housing Corp, 
Gordon Chin, Executive Director 

IVr4 Satan me Bureau of Building Inspection (BBI) 
Department of Apartment & Hotel Inspection 
Peter Burns, Director of San Francisco 

2:09 pom Mission Housing Development Corporation 
Perry Winston, Rehab Officer 


Paul Sussman, Finance Officer 
Chio Talazi., Property Manager 


4:30 pan North of Market Planning Coalition 
Brad Paul, Director 


(Please refer to Special Commisioned Paper) 


Chinese Community Housing Corporation 
Background 


The Executive®® Di rector of the Chinatown Neighbourhood 
Improvement Resource Center, which was set Opoein OLO77 A mre 
Gordon Chin, was interviewed at length, since this 
organization was instrumental in developing innovative 
housing solutions for san Francisco's Chinatown community 
ChEOughiathe establishment of the Chinese Community Housing 
Corporation in 1978. The development of this group dates 
back to 1979, when the City received a HUD Granta to ‘catry 
out a major housing and recreation study. The Study focused 
on the need for new public housing, and estimated a need for 
2289 new units and logg rehab units for Chinatown. In the 
1958's and 1960's Chinatown residents were not involved in 
the development of housing projects, 


In the early 1979's, development of public housing projects 
went very slowly in Chinatown. Foteexample fithe ties “init 
highrise, Meilun Yuen (149 seniors, 45 families) took 8 
years to complete, There were, however, a few innovative 
projectsiedurdne? this period, such as the 54 UNL LOn bok 
project designed for the Lead elderly, which combined HUD 
and: Health, Education and Welfare funds; sand ©& hotel 
conversion that converted 120 roomssito 94 self-contained 
apartments for seniors, In, the 1974-75 period, a number o9f 
trends began to occur in San Francisco, There-4+was* a 
burgeoning of downtown development, big he fr itse development 
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and displacement, and’ a great deal of foreign money came 
inte the Vici tyesuasbuly .up property in the Citys core.) AS” a 
result, people “began “tamepay- ar GGeatradeal Sof money for 
hotels. The other trends were a city-wide movement to 
preserve existing housing, and a general city-wide 
eppesition® téo code Genforcenenti leading, tommgentnification 
and rent increases. 


As a result of this pressure, the Chinatown Neighbourhood 
Improvement Resource Center was set up in 1977 with a 
planner and a community organizer. Its original mandate was 
comprehensive planning, technical assistance, public housing 
assistance, tenant lobbying, and updating OL housing 
studies. Tenant protection was also an issue, since short-— 
térm 4residents! of Diess sitham 28vadaysdchadpinestpratection 
regarding evictions under California state law. Shortly 
after, in Y978;7. the “Chinese {:communitys*Housing Corporation 
wasei set “io pkewieh, findingeefremare Teombination soffECity 
Community Development Block Grants, project income, and 
foundation grants. 


Major Objectives and Activities 


The “major objectives e&tCCHCivare td increases the SuppLy ~of 
affordable housing for low income residents, improve the 
quality of the existing housing stock, provide management 
services which are sensitive to the needs of both tenants 
and owners, and develop new models for _ the financing, 
rehabilitation and management of low income housing. CCHC 
offers low interest loans to private owners for the 
correction of housing code violations. In exchange, owners 
agree to maintain their units as low income housing. To 
date, the Chinese Community Housing Corporation has financed 
the rehabilitation of more than 228 units in at least four 
large hotels. 


A typical project was the Clayton, which was acquired in 
June 1981 by the CCHC. The building, located in aries pine 
neighbourhood of the city, served a low income residential 
population threatened by Lacconversion to Onmicess The 
basement was rehabilited to provide space for the Manilatown 
Senior Center and the City provided funds to provide a roof 
garden. Acquisition was made possible with a combination of 
Seller financing and equity capital from the City Gi San 
Francisco's Community Development Block Grant Site 
Acquisition Program through the Mayor's Office of Housing 
and Economic Development. 


Rehabilitation included correcting all cade Vidoiket ions, 
remodeling individual units with new lavatories, flooring 
and paint, upgrading the communal bathrooms, and adding a 
community kitchen and social room on each floors The -.on— 
site management staff is composed of tenants tradmed byy CCHC 
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to provide particular management, maintenance and _ social 
services ‘to the residents. 


In another project, the Grant, the management of housing 
units “under® a’master ‘lease contract™ with private owners is 
an alternative? toe actualy’ site’ tacquirsitions Many multi- 
family buildings, including residential hotels, operate on a 
master lease system where the property owner leases’ the 
entire building to a management entity. The master lease 
holder in turn sublets the Individual “units to tenants. 
Master leasing by a non-profit management ensures 
affordability for the length of the lease term. 


Current staff of the Chinese Community Housing Corporation 
include an Executive Director, a Development Director, a 
Director of Management Services, a Housing Management 
Assistant, a Construction Manager, a oan “Program. 9Co= 
ordinators ‘a’ Bookkeeper, "and va ‘Secretarye tor “a totalstaft 
of 8! persons: 


Bureau of Building Inspections 


A meeting was held with Peter Burns of the Department of 
Apartment and Hotel Inspection. Mr. Burns was in charge of 
drafting *"and Ttadministering® Mthe**San “Francisco “Hotel? vand 
Demolition Ordinance, which is a permanent moratorium which 
allows’ i for @helSconversion® of @*residential Photek’ sunmi ts? tito 
other non-residential use only through a permit procedure 


which requires provision of one-for-one replacement Ua CSP OL 


cONneributwone tot M4A0SWot replacement Construction costs. The 


ordinance was adopted in 1981 after it was found through 
research) ‘that! 8the tstock of thoteieamniescinsrSan serancisco. Gor 


low ‘income’. had droppedietrom *®32;0004%n T97S > tov26 800 erin 
198-04 


A significant amount of time was spent at Mr. Burns office 
reviewing the forms and procedures used by the City of San 
Francisco to keep track of people in rooms and monitoring 
the "supply. of Mlow?eincomes housing stocksein Tene City. For 
example, each residential hotel in the city must maintain a 
daily log containing the status of each room, whether it is 
used sfor residential Jom tourwste use, iand @thes ‘name? of each 
occupant. Bach hotel must (maintain ‘coples of rent, receipes 
and ‘theidaily@log tmust tbesavanitablet ior Sgenenalaspernusat™ 


In add@itiony onsWctober MStn sofreacht year etevery hotel owner 
,and Yoperator omust *file .atreportewithP the Bureauwot Building 
Inspection summarizing the number of rooms, vacancies, 
average “rents, "thei matures ot services provided to permanent 
residents (defined as anyone staying longer than 32 days), 
and whether there has -been an increase or decrease in the 
eervicecirsoeprpovided. The City will only issue “licenses: to 
those operators who comply with these requirements. 
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Any Owner or operator of a residential hotel may apply for a 
permit to.-...convert."one or more residential UnNLes aby 
Submitting an application to the City and _ providing 
information on the nature of the conversion, the number of 
units Tost; drawings Vand© flacr Miplans;, vainedecraiption of 
improvements “and “there timing, the -curgenthrentakicates for 
each” residential™unit, to® bevconverted) theddength of tenancy 
of the permanent residents.affected by the conversion, and a 
Statement regarding how one-for-one replacement of the units 
to be converted will be achieved, including the location of 
replacement housing, 


One-for-one replacement housing can be accomplished in a 


humbér “of “ways: ““lI)}’*construction® of aicomparable sized unit 
at comparable rents to replace each of the converted units; 
2) provision of a similar low cost rental units somewhere 
else in the marketplace; 3). ‘construction on case to be 
constructed or rehabilitated apartment units for elderly, 
disabled or low-income persons at a ratio of less than one- 
to-one *to be détermined= by the Crty Planning Commission ; cand 
4)* "pay tothe “City “and= County #0£ SanveFrancisco ian amount 
equal to 40% of the cost of construction of an equal number 
or “comparable sunios plus’ *site’ acquisition costs.weAll such 
payments” ”shall "go" into a “San «Francisco )Residential Hotel 
Preservation Fund Account, and the Department of Real Estate 
shall determine the amount based on two independent 
appraisals. 


A permanent resident, who, as a result of the conversion 
must relocate off site, shall be reimbursed the actual 
moving expenses, not to exceed $308. However, a permanent 
resident displaced by a partially completed conversion shall 
be entitled Cores displacement allowance of $1,000. 
Furthermore, he must be given 69 days notice. 


Discussions with Mr. Burns ConPirmed thateSan Francisco now 
has 19,369 regulated residential hotel units in 518 
buildings. Citywide; —.esidentival™Shotelsimunat, rents, shave 
risen an average ‘of °“23%:."'per year since*“passage of the 
ordinance in’ 1981, with “average “rents as “‘ofelates 1984 of 
$252/month. The ordinance has been reasonably effective in 
preserving the physical supply of low and moderate income 
housSing. However, the ordinance does not deal with two 
issues - rent escalation and units intentionally held vacant 
='*which “over » time * may saf fect Sethe tavailVabidity fof) that 
housing supply to low and moderate income households. 


An. excellent “report entitled  "The“San Prancisco Residential 
Hotel Unit Conversion and Demolition Ordinance" prepared by 
the City, “Planning® “Department. ins WNovembery 985 7made the 
observation that the replacement provisions were too onerous 
and have discouraged conversion applications. The report 
Scales, "Despite the replacement provision's apparent 
deterrent’ effect, one unfortunate consequence may be that 
some developers avoid the cost altogether through illegal 
conversions. 
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Mission Housing Development Corporation 


The key Staff of the Mission Housing Development Corporation 
were interviewed at length on the apcternoon, jof June 12th. 
This organization was established in 1971 by the Mission 
Coalition Organization under the model Cities Program of the 
federal GOVeErnMent «lo “deal with. the housing needs of the 
Mission Community in San Francisco. Lee OCaL Senor. “the 
Organization are to preserve and expand the supply of decent 
and affordable housing, to establish among public’ and 
Private housing agencies a greater responsiveness to the 
housing needs of local residents, and ‘to function as a 
catalyst for economic development by creating training and 
JOD opportuni ties. 


In the organization's ibs years experience, bh has 
constructed five new housing developments and Baba gene 
projects totalling 293 units for families and seniors on 
fixed incomes; it has rehabilitated’ over 868 units; it 
provides property management for over 299 units through aes 
SUDSIid1ary, = Caritas Management Corporation; has provided 
homeownership housing for over  8@ families; and has 
developed a Master Plan for the Inner Mission, The 
Organization serves an area of San Francisco that is mostly 
Latinos and Asian, with 80% of the population as renters and 
15% living in overcrowded conditions. 


A typical project of MHDC was the rehabilitation of the 
Woodward Hotel, which was a vacant, condemned, 79 room 
building which was waiting for the wrecking ball.  .MHDG; on 
behalf Of the owners, obtained Fehabilitation loan 
commitments of $145,900 from the State Department of Housing 
and Community Development and $258,008 from the City 
Rehabiae cecion Program. In exchange for these fund 
commitments, the owners of the hotel agreed to make 809% of 
the hotel rooms available to very low-income tenants (those 
with incomes of 5@% or less of the areas median income) and 
the remaining 29% to low-income (those with incomes of 8% 
or less of the areas median income). The owners agreed to 
provide up to $200,008 of their own funds to make the 
projects —feastbile. Rehab costs came to $49.52 per. square 
Foot *#om SIOFOS5 Ipers* Unit. these costs) * were higher than 
normal because the work included all new mechanical systems, 
and =seTsmie* reintorcing, finishing, and sprinkling equipment 
througheuecs 


MHDC is now working on developing new sources for Financing 
Pehabbiitattow projects) = diven tne shortage: oF federal, 
State; wror city. funds. Tow Chis end, othe <CocponatiansAcis 
getting shams) the syndication of two hoteks* and is 
developing agreements between private developers, the Creve 
and the Mission Housing Development Corporation where the 
developer will provide funds in exchange for NOUSINgG credits 
which “are Wrequired=“as  rtigation tor converting existing 
buildings into condominiums. 
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SEATTLE VISIT June LS)" 1986 


8:80 a.m. Common Ground 
811 5th Avenue 
Seattle, Washinton 
Steve Clagett, Director 
(see special commissioned paper) 


10:00 a.m. Interim Housing 
469 South Maynard 


Seattle, Washington 
Sue Taoka, Director 


12:08 p.m. Seattle Emergency Housing Coalition 
965 Spruce Street 


Seattle, Washington 
Martha Dilts ;; Executive Director 


23,90) Dieilte Department of Community Development 
City of Seattle 


498 Yesler Building 
Ted Burton, Director 


Common Ground 


Common ° Ground ‘was incorporated in ~February 1980 by the 
Church Council of Greater Seattle and the Metropolitan YMCA 
to enable Seattle area non-profit, religious, and community 


groups to develop, preserve, and operate low-income 
housing. The organization has nine employees, four of which 
are housing professionals. common Ground runs ~a (basic 


program, a downtown project, and the mental health housing 
project. 


The basic program activities include long-term leasing 
, opportunities for low-income housing and emergency shelters, 
federal section 282 projects, inner city rehabilitation, the 
Seattle Senior Housing .Program, and the development of a 
seniors mobile home park. The Downtown Project, started in 
Lo See provides maintenance/minor repair, management = and 
financing assistance to owners and operators of low income 
housing in Seattle's downtown core. Recently, Common Ground 
produced an exhaustive manual for national distribution on 
the management of single-room-occupancy hotels. Currently, 
the Downtown Project manages the financially troubled 83- 
unat’ =“Oldve* > Tower™™= in =downtown Seattle.” ”~ The Mental Health 
Housing Project, bedun "in 1932, creates “housing for othe 
mentally 2) .by. DlIngtag stone m= tcsoMrces: sof the religious 
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community, businesses, and civic groups into partnership 
with community mental health agencies to lease and sponsor 


Single family houses, apartments, and rooms’ in downtown 
residential hotels; 


In terms of innovations, Common Ground staff have created a 
computer program which will compare the preferences of each 
homesharing program applicant. =to**other VYapplicants and 
Produce a unique printout of potential matches. The program 
Will significantly reduce the time now required to manually 
COonaguct: this search, insure that no opportunities are 
missed, free staff for the more human aspects of matching 
and increase the potential number of applicants served. 


The Executive Director, Steve Clagett, described in detail 
how the City of Seattle has responded to the problem of 
Singles and the homelsss. The seven major areas include the 
Lollowimng: 


Extensive and Continuing Research of Seattle's single 
housing, the™ peopretrliving? iM¥sit ,Veand® *potential 
resources to preserve and improve low-income single 
person housing; 


Regulation such as fees and replacement requirements 
for the demolition of low-income housing, and 
requirements that units be actively rented and 
supported if they can be rehabilitated at modest cost; 


Private development incentives including extra height 
for downtown non-residential buildings when developers 


pay a “housing bonus", sponsor low-income housing, or 
purchase excess development rights above existing 
downtown low-income housing; 


Local tax financing through special low-income housing 
Vevies® “Lore direct pay as" your go: Nousi ng = progranseand 


general obligation bond issues; 


Application of federal housing and community 
development programs which Seattle worked to modify to 
better meet the shelter needs of its downtown single 
population; 


Watchdogging government and private action likely to 
aaversely “arfect: “the =‘low-ineome ™ housing «stock and 
requiring measures to mitigate the potential loss of 
low-income housing; 


A Strong Development and Advocacy Community composed 
On Ciey, other pubLic agency, non-profit, and 
religious organizations which forms unique 
partnerships to each preservation project. 
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According 60 Mr Clagett. salithough comprising .only 7% of 
Seattle"s households, the Downtown houses 13.5% of Seattle's 
one-person households, 15.3% of its households with incomes 
below $5,000, and 18% of all one-person households in 


poverty. Also, recent years have witnessed a dramatic 
Increase in the number of homeless youth and mentally ill 
people downtown. Current estimates of runaway youth in 


peattle range from’ 250 toe7 ou" 


Like many other major cities, the downtown population of 
homeless, mentally ill people increased dramatically due to 
the failure of the mental health system and social welfare 
systems to accommodate former inmates released from state 
institutions through the miracle of . psychotropic drugs. 
Seattle's three major downtown emergency shelters report 
that approximately 49% of their clients are mentally ill. 


Mr. Clagett described the loss of housing in the downtown 
area. Between 1968 and 1988, Seattle's population declined 
EROM, 63) yO Om se Op eas. en Ole. as eslOSSemot 4. 405.8 sNEing. this 
Period, the “downtown Jost. 15,622 housing units or a loss. of 
44.7%. In December 1985, city housing planners estimated 
that only 6,881 low-income units remained in Seattle's 
downtown. 


Mr. Clagett has produced a 34 page paper for the Task Force 
outlining the details of what programs have worked for 
Seattle and how they work. The general approach is the 
Carrot and stick. Residential buildings may not be vacated 
until they fall beyond repair. They may not be torn down 
unless replacement housing is built or a cash payment is 
made in place of replacement. 


Downtown office developers are encouraged to build and 
preserve housing. Only by doing so can they increase their 
new building's bulk by up to 35%. .A developer seeking extra 
floor area in the highest density downtown zone can achieve 
ity) DY. .CODEYT 1 butting. si Se so a bere extra souanea. fooretouthe 


Cre y Ss housing funds; a negotiated amount, currently 
averaging $18 per square foot to purchase excess development 
rights above low-income housing; or the developer can 


participate directly in the construction or rehabilitation 
of low income housing. 


Finally, Common Ground indicated that there is a very active 
low-income development and advocacy community in Seattle. 
Office developers, Seattle is learning, are not interested 
in building or rehabilitating low income housing directly, 
but they are participating actively in projects the low- 
income development community initiates and carries through. 
Seattle non-profits and public agencies are aggressively 
applying the funds generated through developer 
Contributions, «sales. iof,, excess development rights, City 
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housing loans, and money generated to mitigate low-income 


housing impacts. (See Special Commissioned Paper for 
details.) 


INTERIM HOUSING 


Mr. Bairstow met with Sue Taoka, Director of Interim Housing 
and Don Rounds, a Housing Planner. This organization is 
responsible for non-profit housing Proposalstiine the 
International District, which has been the focalspointe for 
the Asian population of Seattle and the Pacific Northwest 
Since the 19th Century. During the 1886's, the Japanese 


migrated to Seattle from California and established a 
community in the District. The firsthPilipino immigrants 
came to the District after 1900 and were later joined by 
Koreans, Samoans, Vietnamese and Cambodians. Today, the 


International District is home for a diverse, mix) ofrAs#ans, 
Blacks, Whites, and Native Americans, and includes both long 
term residents and recent immigrants. 


The current®fpopulations ofithe Imp.ldcaestimated to be 1,400 
persons residing in 1,200 households. In addition, a summer 
population of transient Filipino cannery and farm workers 
who pass through the district seasonally raises the 
population to 1,608 persons. The residents of the district 
are primarily elderly and poor. In 1978, a survey by Inter 
Im and the City of 18 hotels/apartments in the District 
revealed that 408% were elderly with 93% of residents with 
incomes below $6,909 per year. 74% were on fixed incomes, 
80% werejesingleinzoom tenants;! sand) #113 weresdisabled and 


handicapped. Furthermore, 99% of I.D. residents have income 
below 883 of the county median income level, tclearly 
qualifying the area as a low and moderate income 


neighbourhood. 


Fire and building code violations coupled with the 
construction of Interstate 5 resulted in the loss of 3,090 
housing units in the International District during the early 
L9G Uease As a result, housing development policy focused on 
providing housing to the elderly residents of the District 
to offsetspasts housing losses 


From 1969 to 1979 the District was able to construct and/or 
rehab 592be0nits ofphousimg tos serventhe existing low-income 
residents. Despite the additional housing, the District was 
Still facedrewith 945 -cunitst -of9 delapidated Single room 
occupancyee(sSRO)s housing. The occupied SRO units were in 
marginal condition and threatened with possible future 
closure if action was, not taken to restore them. In 
addition, the District had over 816 vacant SRO units that 
offered the potential for rehabilitation. 
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In 1979 the community and city joined forces in an concerted 
effort to revitalize the vacant and marginal SRO units in 
the international District. mie: City sCounei Beeand Mayor 
identified the District as a Neighbourhood Strategy Area 
(NSA) «| tov focus |-city, sand), federad Sfundsi yin aijcoordinated 
rehabi Lijtat irony, of sethe District. The goal was to develop 
mixed use residential and commercial properties to provide 
commercial rental space, 225 low-income, and 225 market rate 
housing units. 


The NSA program produced 61 rent subsidized low-income 
units, 96 low-income units and 5@ market rate units with 
60,008 square feet of rehabilitated commercial space up to 
LS35% With the successful completion of the Alki in 1968, 
the NSA program will have achieved rehabilitation of 207 
units fustill 2438unitsiishorteof thew 5aagoale. 


For the 1986-91 period, the three goals of Interim Housing 
aves, abe meet withes 243punits shorttall, yb) spuesenve existing 
low-income units in the occupied buildings in the I.D., and 
Cc) act as a catalyst to produce, develop, own, and/or manage 
housing units to the extent possible. To complete the 243 
additional units (68 low income, 175 market rate housing), 


vacant units will be rehabilitated. Residential 
construction will only take «place » in “buildings with 
commercial space. New commercial space will compliment the 


business environment. Residential construction will incluce 
mixed income units, with 28% for low income renters. 


Furthermore, up to 12 units of a large family housing will 
be processed, as well as 38 units of congregate care housing 
for low-income frail elederly. ine addition; 1 sO preserve 
existing low-income units, conversion of SRO to studio units 
and/or upgrading SRO units where feasible through moderate 
or phased relabilitation. 


Mr. Don Rounds, a housing planner, suggested that it was 
useful (tot divide “allutherwork remaining, into 4) categories: 
moderate rehab for occupied and unoccupied, and substantial 
rehab, occupied and unoccupied. 


An example of an innovative mehiab a*projyecercadin “che 
International District was the Atlas Hotel, which was a 59 
year old commercial-residential vacant building which was 


ineligible £or both» *federals’ rehab sassistance or rent 
subsidies because its rooms did not meet HUD minimum 
property standards. The HUD Innovative Grant criteria 
offered an opportunity to modify those standacdsea En 1979, 
Seattle's Office of Community Development was awarded 


$639,800 through HUD, together with: $435,000 from the 
Seattle Housing Authority. 


283 of the 47 finished rooms became SRO's (12 x 22 Leet: 264 
square feet) with specially designed fold-down furniture and 
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a small kitchenette. They will still lack the bathroom and 
minimum square footage normally required by HUD. Four 
additional units will have a small bathroom, and 15 will be 
one bedroom units with kitchen and bath (558 square feet). 
The larger one bedroom units will rent for $175 to $250 per 
month, providing a slight subsidy to the SRO units (without 
bathy*"that. Witt "rent for *ST25° per “month. ASide trom this 
private internal subsidy, the’ project” will receive no 
federal or local rent subsidies. 


A contract for the $953,006 in rehabilitation work was 
negotiated in late 1981 and completed 19 months later. The 
final” costs” averaged less than $21,008 “per “Unit. The 
$435,000 contribuition through the Seattle Housing Authority 
is actually tax-exempt financing from a local lender, backed 
by $4.5 million in Housing Authority money set up as a loan 
guarantee fund. Ine the "pasty this fund ehas | been. used) to 
guarantee single family home loans to low-income families. 
It *“isf°now being ?used ‘to finance” multifamily projects, 
including SRO's. The $4.5 million in city funds guarantees 
more than $2@ million in loans. 


Another interesting financing arrangement in Seattle was the 
Lewiston Hotel loan, which has an interesting payback 
feature. The owner received $175,800 at no interest for us 
years to rehabilitate the 52 room hotel. In exchange for 
such reasonable terms, the owner has agreed to maintain 
rents at a level affordable to the present tenants for the 
liffe"*ot ther Voar. In addition, for every year beyond the 
initial 15 year period that rents are kept affordable, the 
city will forgive 28 percent of the Dericipalsg. = cw en Gi be 
loan could be forgiven by the 20th year. Should the owner 
decide to sell the hotel at any time before the sq de way bye fl be Wl 
years, a due-on-sale clause requires full payment of the 
Toe Mire The city hopes, however, that all the hotels will 
remain as low cost housing for the full terms of the loans. 


Seattle Emergency Housing Service 


The Executive Director of the Seattle Emergency Housing 
Service, Martha ‘C. Dilts, was interviewed and _ several 
projects in Seattle were visited. Also, since Ms. Dilts has 
been active with the National Coalition for the Homeless, 
the Homeless Persons' Survival Act, which was.tad.led—dNatire 
Senate and the House in June of 1986 was discussed at great 
length. The following notes highlight the work of the 
Seattle Emergency Housing Service, the experience of the El 
Rey project, which is considered to be the first facility in 
thelt “United’= States _*to*Seffer “an integrated “program LOT 
homellecstuadults™ with “chromic mentat problems, and the key 
components of the Homeless Persons Survival Act. 
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Seattle Emergency Housing Service Since Lor2ys Sseartle 
Emergency Housing Service (SEHS) has provided emergency 
housing and other resources to homeless families with 
children to help them get back on their feet. In December, 
1985, for example, during one of the harshest moncns™ “en 
record, Seattle area shelters were forced to turn away 4,641 
homeless people, an increase of 26% over the same month in 
1984. Of those turned away, 76% were women and children or 
young people. The main reasons cited for seeking shelter 
were a) out of work (32%), b) medical problems (18%), and 
c) family crisis or® domest ilesviolence:. 


From its modest beginnings in four donated apartments with 
volunteer staff, SEHS has grown into the largest and oldest 
family shelter in Washington State. in athe last) 12 syeans, 
emergency hausing has been provided for over 2,008 homeless 
families at SEHS facilities. Sixty percent of the families 
housed are single parents and their children. The need for 
emergency housing for families has doubled since 1980. In 
1984 SSEHS. @ housed? o 284 Febambibhes, wot ~ turned” away 1477307 
families due*’to la¢k of space. 


The SEHS model of emergency shelter has proved effective and 
cost efficient and has been replicated in six other 
communities in both Washington State and other states. 
Thirty-five furnished apartments with GUEdCQOL play areas, are 
rented from the Seattle Housing Authority in three family 
neighbourhoods, In addition to emergency housing, food and 
other resources are provided. Modest program service fees 
are requested, but noone is turned away because of inability 
COmDa 7s Major funding sources for the emergency housing 
program have included the United Way, the City of Seattle, 
and contributions from foundations, churches, and 
individuals. 


SFHS offers two specific programs, the Revolving Loan Fund, 
and Interim Housing. The former provides no interest loans 
through the People's Bank to offset the high cost of moving 
into permanent housing. Interim Housing provides shelter, 
for one to CEhreel mohths;aiotrmamilies leaving the emergence y 
housing facility. A permanent Interim Housing facility will 
increase significantly the number of families that can (be 
served through the crucial transition time between emergency 
housing and re-entry into permanent housing. 


The El Re Apartments, Shelter and Treatment for Homeless 
Mentally Pee «spat Lenmts inmeseatble..approximatery. 37000 


persons seek shelter eachimight, Of. which, approximately 400 
homeless persons are found sleeping, on. the streets after the 
shelters have been filled. Forty percent of these persons 
are mentally ill adults who are not receiving the adequate 
treatment or support to live independently. 
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In 1984, the Washington State Legislature approved funding 
fora the development of a residential treatment Fagslityeior 
homeless mentally ill street People neathe EF) Rey iS a vacant 
fouresstorey building in downtown Seattle which will be 
FEnova cede ern HOSS "hand “LoOeG. whe Chty, of@Seat tle. witlk orn 
the building and Community Psychiatric Clini aysra community- 
based nonprofit agency, will operate the Racine. 


Four levels of Supervised housing will be combined with the 
rehabilitation and Prevocational programs at the El Rey. 
The tiered living includes Sra SiS intervention, intensive 
care, congregate care and semi-independent apartments. This 
continuum allows a CLTCN test One igen nae Protective, 
structured Setting until they develop the skills to progress 
Co. the’ shext? Tevelsoryre’ Ss Client decompensates, intervention 
and treatment can be accommodated on another level within 
the Mifacilutys Mer Bile Revowi st) Provide housing, treatment 
and work training to 69 residents. [In addition, another 6@ 
persons may participate in the El Rey 
treatment/prevocational programs. For more information on 
the El Rey project, contact Dorothy Lengyel, Seattle 
Department of Community Development, Housing Division, at 
(206) 625-4553 or Helen Schwedenberg, Executive Director, 
Community Psychiatric CTinicwycat, (266) 447.36) 4, 


The Homeless Person's Survival Act .of -.1986 Prniss Viel 1a 
CUrrenittiy before the LO eae Congress and Senate, and 
introduced on June 207 1S Ree was introduced by 


Representative Mickey Leland (Texas), Rep. Gore (Tennessee), 
and Metzenbaum (Ohio). The Act is a comprehensive proposal 
to alleviate the immediate misery of homelessness while also 


addressing its causes. Based on the work of over ten 
national organizations with expertise in related areas, the 
Act , proposes federal action to Provide (1) emergency 
relief, (2%) preventive measures and (3) long-term 
solutions In three separate ELDLOS en thebi bi lb proposes 


measures to conform federal efforts to the contemporary 
reality of the nation's homeless poor. 


Under the first Pirie emergency relief, states are required 


to provide overnight Shelter for all homeless’ persons. 
Modeled on an existing federal emergency shelter program for 
homeless families, now in effect in about half the states, 
the proposal would provide the bare essentials of emergency 
shelter FOr "all persons “ins all states. Some); of © the 
provisions include: Provision of . effective + outreach to 
homeless persons eligible for Food Stamp and SSI benefits; 
Perm Heeuse Bo £8 Fddd Stamps by homeless persons to buy 
prepared meals; provision of health and mental health care 
to homeless persons; removal of barriers to education for 
homeless children; and Prohibition: of the imposition of 
permanent address requirements for Peceipt of benefits’, 


ig om  ehowzeg 
reine vetq\fnantaois 
Bs heh cabss yer: i 8H 


ame. 20 sneers bis) 
ete wo £2cb—268 (80S) 
See trdefnoyed ys tavmmos 


bee, (eiaaa® Sok. seeks es Ais ero. 

ye Oh imat- . Row : a ns ads no keoubo% re 
4 (s@heepegT). S200 HISS: <ienae”) bested yelbin evitesosse2qe2 
aie i ,3 st JOA SAT , ford) cerndoess9M Bre 
rs aesreani ont 30 vsaelm sterbemn! eft oseivelits 99 

to AFow Pr) Oo - Sean iewauas es) onfiedexbie* 


A ne Sapa Ri seittegxe, digitw. @fetgeziosene Lenciten 
Ay “webiveite “od ne tos | lesshed Seeqgo 1g . JOA 
Pi aan ie ‘Eyer Aesia00 avcenes ‘aaq =. (8) .teiles 
eee . tte ete Yedistis ofntrecs ogi it -anolso loa 
yw ate, per. og BFIGRIS (anabel gioines of ae1ue'som 
Pine ~2008 *elamod g'noitad odd 30 y7i fees 
ber ti sean. bet, Younyisne. shOtd gaxt?, efy xzSsbad 
pat PSs oie “aidene Bd kaze 0 sbivozq o2 


Bis sy peat =, (estonia is jepet pnigeixe.ns ao Eselabom 
” pane bebe Rh goats Ab. ween eel finsd 2e8 ! amor 
* Gneyyane 90 atetsconte e@xsd ort: aca Me figow freanbuq aria | 
sveegege” lie at arboeasq Ale 203 yo" letle 

‘od /\tussitue.-avisootie to gevcivorq. teheioni eholsivesg 
ee bi aredt Fae Oeovgmsss bee! 325% sickpiie taozseq “220! smon 
ot Sndetaq gaeferion «i atiried?, Boot Jo sau dimrveq 
date wd Lay eee othe Ad t spst bi) noletyoue \Slesm beayeaqsie 

9X nebdenube 9% aseraisd 76 leopiiei {enoatag sasiatot 92 
Wn, robs lgoant my Sd  octvidine:¢ Boe <nresblido- . zealemor 
pe og Ve iYared Do eras sor Zycepsubups: see?tbhsa Jasasmzec 


Under the second bill, Preventive Measures, the Act proposes 
a series of measures designed to avert the downward cycle to 
homelessness faced by families living on the margin of 
dea ti curt rons The brig proposes Ge prevent certain 
precipitating causes of homelessness, such as the demolition 
of needed low rent dwellings, and reduce the wait period 
where persons released from mental or penal institutions 
must wait while applications for benefits are processed. 
Further, the bill seeks to modify existing federal programs 
for needy families with children, which now discourage the 
maintenance of fami lyendaitestsand!,»lead %to, the growing 
spectacle of homeless children. 


Highlights -of*"’ the’ preventives portions, ofthe, bill. include: 
prevention of unnecessary evictions from subsidized housing; 
provision of temporary rental assistance to avert evictions 
and foreclosures in private housing; preservation of low- 
rent units such BSS ROMs ; provision of pre-release 
procedures for SSI and Food Stamp benefits; and extension 
of SSI disability to. persons suffering from severe mental 
illness. 


Under the third bill, long-term solutions, the proposed Act 
seeks a responsible long-term solution to homelessness by 
addressing what’ “is stwidely tinecognized,».as its major cause: 
an increasing “scarcity of thow-income .-housing.. The bill 
proposes tom Uincreasemethe: numberof subsidized” housing 
certificates and public housing units now available and to 
ensire 'the preservation sof sexisting units, ~Furthermore, the 
bile seeks to produce many more residences for the 
chronicaliy, mentally “ill: which, have resulted from _ the 
policies of deinstitiutionalization. Hagnlagnrs (lore ecoic 
mHOrcron “of the billt@imelLudes increasing section 8 and 
public housing units; requiring local governments receiving 
federal funds to make vacant, tax-forclosed buildings 
available to house the homeless; and encouragement of the 
development of community-based residences for the homeless 
mentally il1@°"@ istekpecteds that this, bidlawill. take until 
the end of 1986 to go through the various committee phases. 
At the present time there is strong support from Democrats 
and only lukewarm support from Republicans. As a Result, 
passage ofthe billitise still fimpan| uncertain stage. 


Community Development - Citynotaseattle 


The Director of the Community Development Department, Ted 


Burton, and Dorothy Lengyel, a Housing Development 
Specialist, were interviewed at length. MOS.t, S.Otee sulle 
discussions centred around the 1985 Downtown Low-Income 
Housing Survey, the Citys Housing Preservation = and 


Maintenance ‘Ordinances, and some of the City's housing 
programs designed to preserve the low income stock in 
Seattle. 
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In terms of the Survey, downtown low-income housing was last 
surveyed in 1983, when 7,311 low-income units were counted. 
The Downtown Plan established the goal of maintaining a 
minimum of 7,311 low-income housing units downtown through 
Public and private ace yon's The May 1985 Study noted that 
there Has sbeen Ia continuing loss of low-income housing in 
the downtown area since 1983, despite Strong efforts by the 
City td% ’preserve the Stock. The survey, using various 
assumption = and methodologies, estimated that between 1,251 
and 1,319 units have been lost, leaving a total of Tus “over 
6,600 units of low-income rental stock in the downtown. 


Relatively few of the units lost were in buildings closed or 
demolished, Most of the units lost are now either being 
rented at levels affordable to households’ with slightly 
higher incomes, or are being operated as commercial hotels 
or shelters: A "total "of 412? off ithe units that experienced 
rent increases are now serving households in the federally 
defined "lower income" category (58 to 88 percent of area 
median income) as opposed to the "very low income" category 
(9 to 58 percent of median) which was used to define low 
income housing under the Downtown Plan. 


The Report "1985 Downtown Low-Income Housing Survey" dated 
December 18, 1985 notes that the task of replacing the very 
low income housing that has ‘been lost is becoming more 
difficult and more expensive over time. There are fewer 
bunikdangs remaining that are inexpensive to stabilize and 
eCasy "tO preserve. Increasingly, the report calls for more 
expensive projects involving substantial rehabilitation of 
vacant buildings or new construction. The Report notes that 
the entey 's two Ordinances, the Housing Preservation 
Ordinance and the Downtown Housing Maintenance Ordinance 
have been effective tools to combat building closure and 
demolition. 


The report goes on to Say that the City has been unable to 
Prevent the gradual gentrification of apartment units in 
certain city neighbourhoods. While two city programs, the 
Transfer Of Development rights Program and building 
acquisition by nonprofits using city funds are helping, the 
Cityt wilhl meedeito Floék St providing rent subsidies in 
existing buildings The study speculates that gradual 
increases in low-income rents downtown does not 
Systematically displace tenants, but it would be cheaper to 
subsidize tenants in situ than have to build more expensive 
housings Mr. Barton indicated that Seattle might explore 
the idea of introducing their own Shelter allowance or rent 
Supplement program. 


The Housing Preservation Ordinance, first passed Dy aC ity, 
Of Rio 79> most 


Counce ih in the summer required persons 
requesting a demolition permit to comply with several 
provisions first: including: 


18 


b Seer penta 
“femoor. was 
a ee oe 2 - 


ILL (tk eee ee wReleinieaia 9rd seine on keoord ams t 
J08) yews avedot ieee won ager 320055 - ort 
pa re ees Bo 3 res jen? fr o@ees aie plored 
SSG aie 2 thie SE ee lao) Reed! sett’ even Smosot wal- 
na ary soar 3 obs ae Ye" ae WTR hi ban aseoay2ts 
ofie Sook! tape Z ow sien! ans #Rilg , Beara sje Synths iud ° 
phn tigy 8 oR acre or rae pepnl? ose. «ae 617 0% yes9 
19 nite Maa 43 _ aes GE eaesloves e¥gstes | \eviedeqdks 
9s -cearon “Stngaile sapenl Wen tp? e baka, Fue jnmveyv 
ear dey te a oo pier ie Py eee *" yaio afd 
Asim £ EBC pe eh apeune ee & ‘ReoBnibs0 


7: idk Rte ied ian. eg) efodd ‘las need syed 
ed dE fomeb 
a2 aidan ste ciel; rrrty af, teas! yeES a ze ace Jiegs% stiT 
nb vestae, J yeas Bas "ha ‘Me rys al Ligrnap fos treed ott daeverg 
Hid Geme Tou yy: PALO, OWT BLeaw 4, Fogo ties fel 30 Volo. isiass 


eniby' ad. Bs niga 6aa8" ene ls saomgn fons a» ashenet?: 
arfd wontgs a Baties eper rnin a4. {Boas hg col ‘poltie topos 
at eat te ¢ ue’ Sy 


; nt, BUA fe) Sot Best, Cl iwe YtkD 
heute sy “Sri 22 ao. Ydote ae evi 6 fud gitsdaixe 
Ai: = ae 0 tio. gists ts a tewoly, gt aSeas ion 
44 wens nue el OL Fi i'd wedded’ Rape ire il beviyones v2 
| ng gun hey SO. oat Siva? even ona webs o gs thledue 
po) so tga tied otra. gee)  pasarthal sovisd Len gigemevet 
TVA AY SeRNOS TS. 297 (Bits * two! sade ie ge fet | pula 


vad +o bepead”, 724it 
5 yaa? <feom Beviupay 
tae Adi  -ykamog 


Tenants must be notified no less than 129 days before a 
petmit is issued, 


Tenants could only be evicted during the 128 day period 
for a few limited reasons. 


Any tenant with an income less than 80% of the area 
median in the building just Prior ~to tthe permit's 
issuance is entitled to be moved at the owner's expense 
into a comparable unit, or to receive $1500 if their 
income is below 50% of the area median or e/ OO. TE it. is 
between 50% and 80%. 


Owners must replace housing demolished. In the 
downtown, 186% of the net residential area must be 
replaced in accordance with the City's preservation 
goals, while in other areas of the Crty, .fLrom Us to 50% 
of the lost residential square feet must be replaced. 


Owners may provide housing in four different wayS: move the 


housi 
housi 


ng that would have been demolished, construct new 
ng, rehabilitate a building vacant for over five years, 


or contribute to the City's Low Income Housing Replacement 


Fund 
the 
housi 
After 
owner 


in an amont equal to the City's estimated cost to meet 
replacement requirement. Owners electing to replace 
ng normally must keep it rental housing for 29 years. 
five years, it can be converted to ‘condominium 
Ship, but the owner will be required to Pay a pro-rated 


portion of the original replacement cost into the Low Income 
‘Housing Replacement Fund. If a redeveloper elects to build 
replacement housing which will remain low-income for 29 


years 


y= the required net "resrdential. area i¢ reduced to. a 


quarter of the original replacement requirement. Those 


elect 


ing to replace housing must post a bond with the Clic, 


equivalent ‘'to )*the cost’ of the!’ reqdired replacement housing. 
If the replacement housing is not ready for occupancy within 


three 


years, the City may apply the amount of the bond to 


the Low-Income Housing Replacement Fund. 


At the present time, the City is having its Ordinance 
challenged in the courts as providing an unfair burden on 
developers in terms of fees. Nevertheless, there have been 
at least three major projects in Seattle where developers 


have 
large 
pDualt 


complied with the Ordinance. For example, a proposed 
office building downtown, the Stimson Center will be 
on the site of the old Windsor Hotel, 108 units. Its 


developers have agreed to rehabilitate more than 508 vacant 


units in the Alki Hotel downtown for rent to persons of low 
income. The developers of another large building on the 
Sitessotanthe Doris” and Breslin ApAartemMencs, 75° units, nave 
paid $1.3 million to assist a subsidized new construction 


project outside of the downtown. In addition, they paid 
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$360,088 to a coalition of low-income housing advocates who 
then agreed to cease further legal challenges to the 
Pprovect. 


The Housing Preservation Ordinance also proved ineffective 


against owners who ‘dyd@anot.-sdemolish. ‘or change their 
building's use, but simply let it become vacant by neglect 
or design. To counter this housing loss, the City passed 


the Housing Maintenance Ordinance (HMO). The requirements 
of the: Jordinance “are™ isomestriucteutnacecne, City could only 


promulgate them within the State Constitution by declaring a 
housing emergency in the downtown and applying the ordinance 
to that area. 


The HMO requires that "Owners of habitable low-income rental 
units or low-income rental units that can feasibly be made 
habitable shall make a good faith effort to rent all such 
eS. If the City determines that an owner has failed or 
refused to make such a good effort as evidenced by vacancy 
rates above 20%, failing Vto-porterpunicse tor rent, offering 
units at excessive rents, reducing services, changing rules 
to adversely affect tenants, intentionally vandalizing units 
or ‘allowing "tenants to doaso,scor wantonly, falling to comply 
with applicable codes, it may find an owner in violation of 
the ordinance. The HMO requires owners to repair units if 
the repair cost over three years will not exceed $2,900 per 
Unit “without City assistance, “or $4,000 per unit, if Crty 
assistance is also made available. 

The HMO sets “up a. City piunda to gassistetowners swith 
compliance. For 1987, the Mayor's Office is recommending 
that..the City supply that fund with $190,900 from the Cityus 
federal Community Development Block Grant Program. The 
Department of Community Development may make grants up to 
$2,008 per unit and no interest loans up to $4,900 per unit 
andy, may  forgive..any4e loanssumade Vatyraprate of 20 %)orsthe 


original principal owed each VearwiUp, tOjraes Maximum 
forgiveness of $680 for each year the unit remains available 
for low-income occupancy. FINSLLY pewhtrd £O.pOULLernd ;cansbe 


made habitable within the cost limitations of the HMO and 
the owner fails or refuses to do so, the HMO allows the City 
to petition, the,,Superion,.court to appoint.~a receivers to 
manage and operate the building. 


The Housing Maintenance Ordinance is relatively new, having 
passed, the City «Council insAugust of -L985. Nonetheless it 
is proving to be a potent tool to stop low-income housing 
loss. Already the. owners of, one building, the Payne, have 
voluntarily agreed to allow a local non-profit, the Plymouth 
Housing Group, to lease 1t om a “year-to-year basis for 91.00 
annually to keep .the building open and in compliance with 
the ordinance. The owners of a second, building, the Terry, 
are also seriously considering a similar option. 
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VANCOUVER VISIT June 16-17, 1986 


10:00 a.m. June 16 British Columbia Housing Management 
Commission 


4330 Kingsway 

Burnaby, Bsc. 

V5HaeaGee 

Enid Buchanan, Director, 
Social Housing 


2:34 pD.M..June, 16 Downtown Eastside Resident's 
Association 
9 East Hastings 
Vaneouvete neo acs 
V6A 1M9 
Jim Green, Organizer 


10.200, asm. .June_l 7 Social Planning Department 


City.of, Vancouver 
453 West 12th Avenue 


Vancouver, British Columbia 

V5Y 1v4 

John Jessup, Social Planner 

Dr. Ann McAfee, Housing Planner 


B.C. Housing Management Commission 


ThewsDi rector, Lor weSOCciale HOUSING,  Hoid Ubuchanan. (Formerly 
Director of Research sin Housing. in the Ministry of, Parks; 
Lands, and Housing) was interviewed in Burnaby, since the 
policy area had recently been transferred from the Department 
inu Vectoria,s toutehe 4 shousing. .COmmisslOn_sinw BUENADY. Ms. 
Buchanan. discussed the various groups,in.the Vancouver area 
that were involved in singles housing, such as the Downtown 
Fastside Resident's Association, the First United Church, and 
the «St. James Society. . She mentioned that BCHMC had recently 
funded an 8 unit project.to house psychiatrically, disabled. 


Considerable discussion took place regarding the new approach 
with the federal government and CMHC whereby the province 
would be the active delivery partner. Enid mentioned that 
thew l9s6 allocation sfOreeritisn.colugbia waseisog.UNa bo, gor 
which 335 were for rent supplements and 1552 were for new 
units (essentially co-ops and non-profit UOLes) s 
Approximately 1,009 {of these wunits were slated for the Lower 
Mainland, 588 in the Victoria area, and the remaining 387 
units were to be in the rest of the Province. 


In_.-a. report.,.entitled, 2Social ,Housang, Report. for British 


Columbia", the Province recommends that units be allocated as 
follows: 
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Seniors 33% 


Older Singles 12% 
Families with Children 30% 
Disabled 15% 
Special Needs 18% 

TOTAL 100% 


The Study also noted that the incidence of housing 
affordability, i.e. those households Paying over 380% of their 
income for shelter was greatest outside of the Vancouver CMA, 
where 37-38% of households fell in this cateogory. “For the 
City of Vancouver, the figure was much lower, with 21 percent 
with affordability problems for families with children, and 
28% got for seniors and the older Singles category. 


Enid described a 1985 Study on homesharing, completed by 
Frank Lewinburg, which concluded that the number of matches 
and hence the demand for Singles ).ehousing reresmalle, She 
suggésteda~athat  .therey «is a housing inventory in the province 
of some 22,0008 units, of which about 8,088 are directly BCHMC 
Units Of..the total, s:about 12,900 «are non-profit projects 
FOr seniors. There are also about 588 units for the 
disabled. 


She elaborated on the Province of BeG.'s philosophy ~» which is 
essentially against regulation of any kind; jiwhren partly 
explains why the Province has not wanted to become involved 
in regulating evictions of roomers near the Exports isthel.. etic 
topic of income support to singles was also discussed. Enid 
mentioned that the Human Resources’ shelter ecomponent. «hof 
welfare <waSiqpabout 96225 {fornpsaesi ng he persomstand sthat® thus 
rate had not been adjusted since 1981. She also: mentioned 
that the SAFER payment schedule (Shelter Allowance for 
Elderly Renters) which is a program that picksiup «15% sof ethe 
rent that exceeds 389% of income had also not been adjusted in 
a number of years. However, she felt that most hotels in the 
downtown eastside of Vancouver were charging’ saboutirethis 
amount for rent, which suggested that the issue in Vancouver 
was not one of affordability (as compared to a very different 
Situation tin Ontania) < 


Ms. - Buchanan ablsogsfelt  thetsethene wiwastsimore supply than 
demand, as., the ..vacancy , rate « inmethe,. downtowm-iarea «was 
approximately 14% up to the beginning of Expo. She was not 
Sure how this would change as a result of Expo. She pointed 
out that the Province funds several missions. She was aware 
that demolitions were a problem in Vancouver, but there had 
been few conversions of rooming houses to condominiums. She 
was not aware of any detailed research that analyzed the 
economics of rooming house accommodation, but had the 
impression that hotels were running on a breakeven basis. In 
conclusion, Enid admitted that the Province had not been very 
involved in the area of singles housing but would likely 
become more involved in the near future. 
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Downtown Eastside Resident's Association 


Jim Green, Organizer ION the Downtown Eastside Resident's 
Association (DERA) described in detail the problems of low 
income singles in the downtown eastside of Vancouver. There 
are 18,000 residents in the area, and 98% of the residents 
are male, mostly over the age of 55. Most of the residents 
tive® alone ~inne@a GO KelGsroom with no services, which rents 
LOGI 9220 se DerweEmOGtin They have no- protection under the 
Landlord and Tenant Act, similar to Ontario and most have a 
monthly income of about $489 per month. The typical resident 
has lived ina 42 unit hotel for five years but has lived in 
ther” downtown”) eastsidés+ * for,” the® past (15 yearseol45se of Pthe 
residents have some form of disability. 


The® 10/9090 "residents “Liver in» twotemajor* formssofehousing. 
Most live in "residential hotels" which generally contain 
over 188 rooms. There usually is a sink in the room while 
all**other® faciilatiestarer"down thechalanie wirypically ,6cooking 
is not allowed and there is no common kitchen. There is a 
large ~pub® or?’ @beer- parlour ont the»mainet loorvand most; hotels 
are seven to ten floors. Rooming houses are the other main 


source ~of* housings The rooms are identical to hotel rooms 
but generally have hot plates for cooking and a common 
kitchen. Generally, the buildings are two to five; stories 


and there are often retail outlets at grade but no pubs. 


In’*’8 .C.9* residents® © of; Mhotels Mand! Sr ooming:  howsest “arene not 
Classified “as®*’ "tenants"? mute) are?” "Nicensecs eandathusetall 
outside the Residential Tenancies Act. The ‘only legislation 
covering these residents is the Innkeepers Act, but this Act 
is Ssilent®> oh “‘renteS increases)* watesya evictions,)) etc. No 
notice is required, no cause is required, and no reasons need 
to be given for evictions. There is no mediation mechanism 
and no appeal. When a lodging house resident contests his or 
her eviction the police are called in and they "stand by” 
while “the’. resident) and hits) belongings vane moved’ onto» the 
street. The Vancouver Police's position of non-intervention 
always leads to the resident being evicted. 


The loss of low income stock began in Vancouver in 19898, when 
a new office tower replaced three residential hotels housing 
some 208 residents. Shortly thereafter, the Aristocrat and 
the Georgia were razed to make way for a parking structure 
topped with luxury suites, resulting in the loss of another 
188 rooms. The: residents “offi the Ar@stocrat weresgiven 24 
hours to vacate, while in the Georgia, residents were given 
one®*- week ~‘to'. find shousiing. Also, upto 2985, ‘lodging: ‘houses 
tiat. were: noth’ prepared: "te upgrades tds tie JCityusmtire, 
livability and safety standards and safety by-laws boarded 
up Stheim doors andy vnese combined factors resulted in the 
loss of 1509 low-cost housing units during the period. 
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The next phase was the "conversion Phase" which occurred as a 
result "Of VExpo esos From mid December 1985 to the end of 
February 1986. . seven wWotelis -alone eviicted\« 350.—-Jong Fterm 
residents. DERA tried various methods to obtain help from 
the.» Province, but to no. avai lA meeting was even held with 
Jim Hewitt (the Minister Responsible for the R.T.A.) where he 
stated, "As far as I'm concerned tenants in this province 
have one right - they can move." 


DERA also drafted a Vancouver bylaw, called the "Expo Housing 


Procection, Bylaw! & whd.chiwwas designed to protect long-term 
residents of the area during the EXPO period and limit rent 
increases to y-— OUt salthoughia this. bylaw.was approved by 


Vancouver City Council, it was rejected by the Province. 
According to the latest. DERA figures, which are generally 
accepted by the City of Vancouver, to date, 791 persons have 
been displaced because of EXPO. 


Most evictees moved into poorer conditions where they sstiLl 
must live with no legislative protection. Many were evicted 
two or three times. Two evictees committed suicide within a 
few days of eviction notifications. Four others died within 
2,weeks of eviction and the Vancouver Medical Health Officer 
ruled that in one case the death was a "direct result of 
being evicted". 


It is possible to estimate the loss of housing stock in the 
Downtown Eastside over the past several years. The Citve oe 
Vancouver's Social Planning Department reports that "between 
November 1978 and December 1982 there appears to have been a 
totaly boss of 76 dodging houses containingy!), [ca units. 72" 
DERA estimates a loss of 1588 units between 1980 and 1985 and 
1,098 units from 1983 to 1985. When the 791 are added due to 
EXPO, and taking account the overlaps in reporting period, 
the. total units..tost, is,ingethe 2, 7/00_range* 


In yoconclusion,, ite Cane Desa Scent nm LhatehbbeA nace lobbied che 
Provincial Government for some 13 years to include lodgers 
under the Residential Tenancies Act but the effort has 
produced. no» tang  bletgerec mies. The only hope appears to be 
for .a. change. in..government or a.change in philosophy. The 
only security for residents of the downtown eastside is 
through social housing. Since 1983 there has been developed 
by eprivate.~non=profit groups, some SG Guyunits#inutherareay 
largely through... CMHC. funding. The Faust. United.Chugchtand 
DERA_ have. successfully. ,used @this tprogrameto buLldshouswng 
with 87.5% of residents below the poverty line. Both groups 
have mixed families and elderly singles, disabled and able 
bodied. DEBRA. completed- a) ,survey,.,o&f.500,familys,apphicants 
that, tfound., that,95%5- wanted toy livesin theadewnsewnkeastside, 
which challenged the popular myth that families do not want 
to live in the downtown. Both the government and DERA and 
closely watching this housing experiment to see how 
successful it can be to mix families and low income singles. 
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Vancouver Social Planning Department 


Don Jessup, a Social ' planner® jin the?’ social © Planning 
Department was interviewed, as was Dr. Ann Mc Afee, a housing 
planner in the Planning Department. The purpose of the 


meeting was to describe the City's involvement in the issue 
of. Singles housing “and the EXPO evictions issue, as well as 
describe the City's involvement in RRAP. 


Ann described a report entitled "Core Planning in Nine North 
American Cities" produced by the Planning Department in 1981 
which reviewed the experiences of downtown planning in 
Calgary, Edmonton, Denver, Houston, Minneapolis, Portland, 
San Francisco, and Seattle. Based on this survey, all of the 
cities, with, the |exception “of “Houston, have “chosen” 10° 
encourage housing downtown, with intensive office development 
and more housing instead of distributing downtown office 
development more evenly to regional sub-centres. 


Most of the programs used for encouraging housing are 


incentive based, such as granting bonuses where development 


provides housing, or offering financial assistance to new 
housing or. rehabilitation. Several cities have established 
"housing zones", usually located in mixed-use areas, where 
the inclusion of a certain amount of housing is mandatory. 
For inStance, .Toronto ‘in 2976  up—zoned” downtown housing 
development capacity and created some mixed-use zones with 
specific housing units and other housing related 
requirements. Portland introduced an AX Zone in their 
downtown where 60% of every development must be housing. 


In March 1985, the Social Planning Department conducted a 
survey of downtown residents, entitled "Downtown Expo Housing 
Survey™ by Donna’  Mcirivcek. The study noted that there is 
enough accommodation for the typical Downtown resident but 
very soon:much, of it will ibe unaffordable. The December 1984 
vacancy, rate Of (13 ¢.means) | coat there were about 1,329 
lodginghouse units available for occupancy. About 712 were 
in average or better condition. In the past six years, the 
Downtown has been losing, on average, 16¢ 
sleeping/housekeeping rooms a year. 


Almost half of all reported rents are above the GAIN maximum 
for « Single | persons? There are’ about 5,580" single person 
households depending on GAIN or HPIA income maintenance 
programs in the Downtown. While incomes for tenants under 65 
have scarcely risen in the last two years, rents have gone up 
irs The study concluded that if the present 7% rate of 
Nupscale’ | ore COuULss tser tented renovation doubles to 152, over 
the next year, this will mean about B34) busgldings jor 
approximately 1,900 tenants will be directly jeapardized. In 
the long run, the low income tenant Vs. more likely to, lose 
lizs housekeeping room as lodging houses convert to 
apartments. 
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The latter POrveioOn of the interview concentrated on 
Vancouver's experience with the preservation of low cost 
housings through. “ts, owns programs, snl eols themeity setupaa 
Downtown Housing Implementation Committee chaired by the 
Social Planning Department and consisting of 5-6 other city 
departments. Under the Rental RRAP Enforcement Program, 
administered by the Planning Department (up to $2588/unit 
Mcerests free,” loans); the City was able to RRAP about 208 
units per year. The average building had about 38 units, so 
ther (Citye has. "been wable Sto. URRAP. -close, tovgsbull dims per 
year. In, “thew. program, e the: wandlord has toymatch the siungs 
provided by “CMHE,City. The City originally had a long term 
plane 2to 2RRAP-. 35.90 reoms in 1979 over a five year period. 
They have actually completed about 758 rooms to date under 
the program. The longer term goal was to provide a mix of 
incomes in the Downtown area, as well as increase the number 
of families living in the Downtown. 


Ne second | iprogreme erin, «by, thes icity mwas. cauLed st pnewoecl te 
contained Undersized Studio Unit Program, which encouraged 
non-profits to produce smaller self-contained units in the 
280-308 square foot range. So far, three projects have been 
produced: in 1982 the Maria Gomez Building at Princess and 
AYevander has 75 Unitswand this project was developed oby acne 
B.C.. Housing Foundation, with rents inthe $2190 range (cost 
Wasi) 935,000. per. Unit). anwaoy, Una Copro ject at stelmekon and 
Richards * by ithe /:127 “Soczety, ™whicheis ust mowsrenting? up 
with. rents at $200/month;» and one ‘other “project.” These 
projects have been quite successful, although the Planning 
Department does have some concerns supporting units that they 
feel are too small and might create density problems. 


Finally, ) it should «bey mentioned) “that,in, 1984, the City. of 
Vancouver Council instructed the Social Planning Department 
to prepare a5 year Social Housing Program for the Downtown 


which would: 1) Address issues such as target populations, 
compatible tenant mixes, project locations, size and type, 
etc; 2) Identify potential land assemblies and existing 


building suitable for social housing development; 3) Compile 
au prdorutyy, list™) Cfo pumvatems non protic. societies with a 
commitment to and experience in managing social housing 
projects; AY Develops va vepracticaly mechanism<for regularly 
reviewing Downtown social housing needs and Pron tlessin 
consultation with social housing resource groups, and CMHC, 
and 5) Establish a community forum for negotiating more 
specific needs and subsidy units for Downtown social housing 
projects from CMHC. 
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